July 20, 2004 CPC

: 'STAFF’S -

- REQUEST ANALYSIS
AND

RECOMMENDATION

04SN0278

~ Finer Homes; Ino' |
Clover Hill Magisterial Dlstnct :
Reams Elementary, Providence Middle -

‘and Monacan High School Attendance Zones
Eastem terminus of Stroud Lane

- Q EST Rezomng from Agncultural (A) to Res1dent1a1 (R-12)

' M)w

| A single-family re51dent1al subdivision havmg approx1mately twenty-two (22) lots 7 |
_ w1th a mlmmum lot 81ze of 12 ,000 square’ feet is planned ' :

RECOMMENDATION

Recommend approval subject to the appllcant addressmg the 1mpact on capltal fac111t1es Th1s '
' recommendauon is made for the followmg reasons: o .

_ The proposed zoning and land use conform to the Northem Area Land Use and =
Transportation Plan whlch suggests the property is appropnate for. re51dent1a1 useof

1.51to 4 0 units per acre.-

-+ The proposed zonmg and land use are representat1ve of ex1st1ng and ant1c1pated,
o development : : . - ‘

.- The proffered conditions do not- adequately address the i 1mpact of this development -

on necessary capital - facilities, “as outlined ‘in ‘the Zoning ' Ordinance and
~Comprehensive Plan. Spemﬁcally, the need for transportation, schools, ‘parks,
* . libraries and fire stations is identified in the County s.adopted Public Facilities Plan

. Transportation Plan and- Capital Improvement Program and the impact of this
~development is dlscussed herem The proffered cond1t10ns do not adequately
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(NOTES:

m1t1gate the 1mpact on cap1tal facilities, thereby not ensunng that adequate service -

-levels are maintained as necessary to protect the health safety and Welfare of County L
citizens. ; . : '

A THE ONLY CONDITION THAT MAY. BE IMPOSED IS A BUFFER

CONDITION. THE PROPERTY OWNER MAY PROFFER OTHER' |
CONDITIONS. ’ -

 B. IT SHOULD BE NOTED THAT REVISED AND ADDITIONAL

PROFFERED CONDITIONS WERE NOT.SUBMITTED AT LEAST._ :
THIRTY (30) DAYS PRIOR TO THE COMMISSION’S PUBLIC -
HEARING PER THE “SUGGESTED PRACTICES AND PROCEDURES i
THE “PROCEDURES” SUGGEST THAT THE CASE SHOULD BE

DEFERRED IF REPRESENTATIVES FROM THE - AFFECTED

NEIGHBORHOOD(S), STAFF AND THE COMMISSIONERS HAVENOT

- HAD SUFFICIENT TIME TO EVALUATE THE AMENDMENTS. STAFF =

HAS HAD AN OPPORTUNITY TO THOROUGHLY REVIEW THESE
PROFFERS) |

PROFF, ERED CONDITIONS '

1.

2.

The public water and wastewater systems shall be used (U)

-Dwellmg units shall have a mmnnum l ,800 square feet of ¢ gross ﬂoor area. (P)

- The exposed surfaces of the foundatlons of each dwelhng shall be covered w1th bnck : | ‘ o

or stone veneer. (P)

’ The existing pond located toward the south portron of the property shall remam and :

be used as a SWM/BMP facility. (EE)

Access shall be limited to the extension of Stroud Lane and Pullbrooke Drive out of o
the Briarcliff Subdivision. No access shall be allowed to the sectlon of Stroud Lane. :
that connects to-Adkins Road M

- The maximum allowable densuy shall not eXceed -‘1' 9 units per acre. (P)

o The appllcant subdivider, or a551gnee(s) shall pay the followmg to. the County of
- Chesterfield prior to the issuance of building permit for mfrastructure nnprovements' _-

‘within the servrce district for the property:

A. $9,000.00 per dwellmg unit, if paid pnor to_July 1,-2004; or
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B. The amount approved by the_Board of Supervié_ors,not to exceed $9,000.00
- per dwelling unit adjusted upward by any increase in the Marshall and Swift
Building Cost Index between July 1, 2003, and July 1 of the fiscal year in

which the payment is made if paid after June 30,2004.

C. Intheevent the cash payment is not used for the purpose for which proffered
within 15 years of receipt, the cash shall be returned in full the payor. (B&M)

GENERAL INFORMATION
i Ml % : S
" Bastem termini of Stroud Lane and Pullbrooke Drive. Tax ID 747-701-6206, 8905 and 8922
 and748700-0291 (Sheet6). . - |
B

| 12.1 acres
E);ist’ingi Land Use:

 Vacant

.~ School) or vacant |

~South - A; Single family residential

East- - A; Single family residential -
~ West -R-7; Single family residential

: | North - R-7 and A; S_inglé family residéﬂtia_l,‘ public/semi-‘pﬁblid (Reams Elémentary .

. UILOES =~
T Pubﬁ(_: Watelf System: ‘

“There is a six (6) inch water line extending along Pullbrooke Drive that terminates adjacent

 to the southwest boundary of this site. In addition, a six (6) water line extends along Stroud
Lane and terminates adjacent to both the northern and southern boundary of this site. Use of
the public water system is intended and has been proffered (Proffered Condition D).
Preliminary investigation of the water pressure available in this area indicate that an on-site =
‘looping of a six (6) inch water line between the northern portion of Stroud Lane and
Pullbrooke Drive will be necessary to provide adequate fire flow in this development.
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PublicvWastewater System:

There is an eight (8) mch wastewater collector line that extends along the northeastemi :7
boundary of this site to serve the adjacent Briarcliff Subd1v151on Use of the publlc
wastewater system is intended and has been proffered (Proffered Condrtron 1) ‘

The property drains southeast in two (2) dlrectlons under exrstmg state roads and then v1a o
tributaries to Falling Creek. ‘There are no existing or- anticipated, on- or off-s1te -erosion

- problems. There are no known on-site drainage problems; however, there are dramage’_' =
concerns for the portion of the: property that drains through the. existing’ pond on the .
property. The channel is very near some older homes downstream, and any addltlonal' :
water will cause problems. To address this concern;, the developer has proffered that the

pond will be retained and used as a storm water management/best management practlce b
: (SWM/BMP) faclllty (Proffered Condltlon 4)

PUBLIC FACILITIES

The need for ﬁre school, library, park and transportatron facrhtres 1s 1dent1ﬁed in the Pubhc

Facilities Plan, the Thoroughfare Plan and the Capltal Improvement Program This development w1117fv L o

“have an 1mpact on these facllltxes
Fire Service' :

The Public Facilities Plan mdlcates that fire and emergency medrcal service (EMS) calls are f ‘
expected to increase forty-four (44) to seventy-eight (78) percent by 2022. Six (6) new
fire/rescue stations are recommended for construction by 2022 in the Plan. In addltlon tothe -
six (6) new stations, the Plan also recommends the expansion of five (5) existing stations.
Based on twenty-three (23) dwelling units, this request will generate approximately three (3) - -

calls for fire and emergency medical services each year. The applicant has not offered-' -

» measures to adequately address the impact on fire and EMS (Proffered Condrtlon 7)

The Wagstaff Fire Station, Company Number 10, and Manchester Volunteer Rescue Squad .

currently provide fire protection and emergency medical service. When the property is-
developed, the number of hydrants; quantity of water: needed for ﬁre protectlon, and access o
requirements will be evaluated dunng the plans review process R :

Schools:

Approxrmately eleven Q98] students will be generated by this development Currently, thrs :

site lies in the Reams Elementary School attendance zone: capacity - 661, enroliment - 592; ‘

- Providence-Middle School zone: capacity - 1,166, enrolhnent 1 068 and Monacan ngh:-f
School zone: capacrty 1,704, enrollment - 1685 :
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S Th1s will have minimal 1mpact on the schools mvolved There are eight (8) trailers at -
.. Providence Middle School and- one (1) trailer at Monacan High. The trailers are used for
-~ additional programs. The: apphcant has not offered measures to adequately address the
B "1mpact of this development on school facilities. (Proffered Condltron 7

Lrbranes

Consrstent with the Board of Supervrsors Policy, the impact of development on lrbrary

e g - services is assessed countywide. Based on proj jected population growth, The Public Facrhtres
: ,Plan 1dent1ﬁes a need for addrtlonal hbrary space throughout the County :

' The Pubhc Fac111t1es Plan further identifies a need for a new fac111ty near this development - :
~to be located in the vicinity of Courthouse Road between Lucks Lane and Reams Road. The

. applicant has not offered measures to adequately address the i 1mpact of this development on
11brary fac111t1es (Proffered Condition 7)

MM

' The Pubhc Facilities Plan 1dent1ﬁes the need for three (3) new regronal parks, seven )]
~ community parks, twenty-nine (29) neighborhood parks, and five (5) community centers by -
2020. In addition, the Public Facilities Plan identifies the need for-ten (10) new or
expanded special purpose parks, to provide water access or preserve and interpret unique

" recreational, cultural or envrronmental resources, and identifies shortfalls 1n trails and '
‘j'}‘recreatlonal historic sites. -

o The apphcant has not offered measures to adequately address the 1mpact of thls proposed
.development on these Parks and Recreatron faclhtles ‘(Proffered Condltron 6)

. Tr portatlon

The property (12 1 acres) is currently zoned Agncultural (A) and the apphcant is requestmg,
rezoning to Residential (R-12). The applicant has proffered a maximum density of 1.9 units
* per acre (Proffered Condition 6). ‘Based on single-family trip rates, development could
generate approxrmately 260 average daily trips. These vehicles will be initially distributed -
through streets in Briarcliff, Heatheridge and Lake Crystal Farms Subdivisions to Courthouse
‘Road and Reams Road, wh1ch had 2004 traffic counts of 45 1 19 and 13,182 vehrcles per day.
(VPD), respectively. : r : '

’ The property has potentlal access through several stub road rights of way, Pullbrooke Dnve -
- Stroud Lane west of the property, and Stroud Lane east of the’ property. If a subdivision
street network is developed on the property connecting both ends of Stroud Lane, it may
~ result in an attractive “cut-through” route between Reams Road and Adkins Road. Part of
‘Stroud Lane east of the property is a narrow road, twelve (12) to sixteen (16) feet wide, with
no shoulders. If any access were provided to Stroud Lane east of the property, it wouldneed
- to be improved to facilitate the increase. in trafﬁc In order to address nerghborhood :
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cbﬁcenis, the applicant has proffered that no direct access w111 be prOVided from the"p'rbpeif‘ty .
to Stroud Lane east of the property. (Proffered Condition 5) T P

 Included in the Subdivision Ordinance is the Planning Commission’s Stub Road Policy. The
Policy suggests that subdivision streets anticipated to carry 1,500 VPD or more should be .
designed as “no-lot frontage” collector roads. Traffic generated by this development will =~
- trave] along streets in Briarcliff, Heatheridge and Lake Crystal Farms Subdivisions. Those
streets were developed prior to the adoption of the Stub Road Policy. Marbleridge Road -~
(2004 traffic count of 1,705 VPD), Clearlake Road (2003 traffic count of 807 VPD) and

Cherylann Road (2003 traffic count of 2,341 VPD) are the subdivision siroets that are
anticipated to be used in traveling to and from this proposed development. Traffic volumes

- .on Marbleridge Road and Cherylann Road currently exceed the acceptable subdivisionstreet
-volume as defined by the Stub Road Policy. However, with the proffer that restricts theuse -~
of Stroud Lane castof th property, there i no other means of accessing tis proposed
development. : R R NG St

Area roads need to be improved to address safety and accommodate the increase in traffic

generated by this development. Courthouse Road and Reams Road will be directly impacted.

- Courthouse Road is a six-lane divided facility, and its capacity is acceptable (Level of = -
Service C) for the volume (45,119 VPD) of traffic it currently carries.” Sections of Reams

Road have twenty (20) foot wide pavement with one (1) foot wide shoulders. Basedonthe - -

‘volume of traffic it currently carries (13,182 VPD), this road operates at capacity (Level of -

Service E). No road improvement projects in this part of the county are included in the Six-

 Year Improvement Plan, except for a safety improvement project 10 construct turn lanes at o

various intersections on Reams Road.

 The applicant has proffered to contribute some cash towards mitigating the traffic impactof =~
this proposed residential development (Proffered Condition 7). This amount isnot consistent -

with the Board of Supervisors’ Policy; and therefore, the Transportation Department cannot -

support this request. o IR R o
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" Financial Impact onCapital Facilities:

S o ~ PERUNIT
| Potential Number of New Dwelling Units B . T 1.00
- i'Population"IncreaSe o o 1 5984 RR ’ - 279 |
- ‘Num'ber of New Students | \ _ . 1 _ '
 ‘Elementary S T 5 ,-}0r23
. Middle R e ] T STy
| . High | Coss2l 0.16
rotan T | o5l
| Net Cost for Schools o a0e] O ssn
[ Net Cost for Parks Lol S o13ss| 789 |
| Net Cost for Libraries | ssss] S 404
|NetCostforFireStations | o3so| g5
| Average Net Cost for Roads = DR "96,7‘78', L e ‘4,399
| TOTALNETCOST -~ 254078 | 11,549

*Based ona proffered maximum densrty of 1.9 units per acre. (Proffered Condltlon 6)

' As noted thls proposed development w111 have an impact on caprtal fac111t1es Staff has calculated

. the fiscal impact of every new dwelling unit on schools, roads, parks, libraries and fire stations at- -
- $11,549 per unit. The applicant has been advised that a maximum proffer of $11,500 per unit would >

defray the cost of the capital facﬂltres necessrtated by th1s proposed development. .

L The apphcant has offered cash in the amount of $9,000 per unit to assist in deﬁaymg the cost of th1s g

proposed zoning on such capital facilities (Proffered Condition 7). Accordingly, the County S ab111ty
to prov1de adequate public facilities to its crtrzens will be adversely impacted.

o Staff has revrewed this case in.a manner cons1stent w1th the Board’s policy in respect to the recent
adopted new maximum cash proffers. This case was no in front of the Commission prior to the
change in the maximum cash proffer and therefore has been evaluated using the newly adopted ﬁscal N
impact ﬁgures :

* Note that circumstances relevant to this case as presented by the apphcant, have been rev1ewed and it
»has been determmed that it is appropnate to. accept the maximum cash proffer in th1s case.

' The Planning Commlss1on and the Board of Superv1sors through their consideration of this request, -

-may determine that there are unique circumstances relative to this case that may _)llStlfy acceptance of
proffer below the value of the maximum acceptable amount. g .
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 LAND USE

Comprehensive Plan:

L1es within the boundaries of the Northem Area Land Use and. Trans ortation Plan whrch o -
suggests the property is appropriate for medium densrty res1dent1a1 uses at a densrty of I 51 EE

to 4 0 dwellmg umts to the acre.

Area Development Trends: - |
Ad_] acent properties are zoned Agncultural (A)and Re51dent1al (R ~7) and are currently vacant: _, ;

- or occupied by single family residences in Briarcliff Subdivision and on acreage parcels, as

- well as by Reams Elementary School. Res1dent1al development at dens1t1es cons1stent thh | 8 :
- the Plan is expected to continue in this area. '

'Comparison of Area Density:

" Lots Wlthln this development will have sole access through Bnarchff Subdrvrsron The areas :

of Briarcliff Subdivision most 1mpacted by this proposed development are developed ata ‘ -
densrty of approximately 2.9 dwellmg units per acre. . The applicant has. proffered a

maximum density of 1.9 dwelling units per acre, whrch could yleld as many as twenty—two
(22) dwellmg units. (Proffered Condrtlon 6)

Companson of Lot Size:

As prevrously noted, lots within this development will have sole -access through Bnarchff 'l o i
» Subd1v1s1on The areas of Briarcliff Subdivision through which sole access will be gamed'. i
have an average lot size of 11,840 square feet. The requested R-12 zomng, if approved L

would require 2 minimum lot size of 12,000 square feet

Dwelling Umt Slzes:

. To address concerns of area res1dents and the Clover Hill Plannmg Commrss1oner relatlve to o
compatlblllty of development with area properties, a proffered condition has been submitted -
- which requires a minimum dwelling size of 1,800 square feet of gross floor area (Proffered S

Condition 3). In comparison, dwellings most impacted within: lnarchff Subdivision, contain - ¥

between 912 and 4,162 square feet of gross floor area, wrth an average of l 325 square feet';_ o :

of gross ﬂoor area.

Architeetural Treatment;

To address concerns of the Clover Hill Plannmg Comrmssroner relatlve to archrtectural_.

compatibility with the surrounding residential development, exposed surfaces of all dwellmg-‘~ Lt

unit foundatlons will be covered with brick or stone veneer (Proffered Condltlon 3)
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CONCLUSIONS

The proposed zoning and land use conform to the Northern Area Land Use and Tran_sm)rtatlon Plan: '

which suggests the property is appropriate for residential uses of 1.51 to 4 0 umts per acre and is -
representative of existing and anticipated area development ' SR ’

~ However, the proffered conditions do not adequately address the 1mpact of ﬂ'llS development on '
necessary capital facilities, as outlined in the Zoning Ordinance and Comprehensive : Plan.

Specifically, the need for transportatlon schools, parks, libraries and fire stations is identified inthe .
County’s adopted Public Facilities Plan, Thoroughfare Plan and Capital Improvement Programand =~ -
the impact of this development is discussed herein. The proffered conditions do not adequately Ca
mitigate the impact on capital facilities, thereby not insuring that adequate serv1ce levels are -

, mamtamed as necessary to protect the hea]th safety and welfare of County c1tlzens

- Given these con51derat10ns approval of the request is recommended sub_]ect to the appllcant‘
adequately addressing the 1mpact on capltal facilities, as dlscussed herem '
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